II.

III.

AGENDA
PLANNING COMMISSION
FEBRUARY 13, 2018 - 7:00 P.M.
TOWN HALL ANNEX - 134 GROTON LONG POINT ROAD
COMMUNITY ROOM 2

ROLL CALL
APPROVAL OF MINUTES

1. January 23, 2018*
PUBLIC COMMUNICATIONS

IV.  SUBDIVISIONS

1. SUBI18-02: Mystic Weigh Station Subdivision Modification, 0 Flanders Road*
V. SITE PLANS

1. SIT18-01: Long Meadow Landings, LLC, 45 South Road- Modification of

approved site plan*

VI.  OLD BUSINESS
VII. NEW BUSINESS

1. CGS § 8-24 Referral of Proposal to Abandon Parkland/Open Space/Recreational

Restrictions on the Merritt Property and Relocation of Restrictions*
2. Tax Increment Financing (TIF) Policy draft for Town Council public hearing on
February 27, 2018*

3. Report of Commission

4. New Applications
VIII. REPORT OF CHAIRMAN
IX. REPORT OF STAFF
X. ADJOURNMENT

Special meeting: February 27, 2018 (5:30 p.m.)
Next regular meeting: February 27, 2018 (7:00 p.m.)
* Enclosed
NOTE: NO NEW BUSINESS WILL BE CONSIDERED AFTER 10:30 P.M.
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MINUTES
PLANNING COMMISSION
JANUARY 23, 2018 - 7:00 P.M.
TOWN HALL ANNEX - COMMUNITY ROOM 2

Chairman Pritchard called the meeting to order at 7:00 p.m.

ROLL CALL

Regular members present: Kane, Steinford, Zod, Pritchard
Members absent: Tarbox

Staff present: Jones, Glemboski, Hovland
APPROVAL OF MINUTES

1. January 9, 2018
MOTION: To adopt the minutes of January 9, 2018 as amended.

Motion made by Kane, seconded by Zod, so voted unanimously.

PUBLIC COMMUNICATIONS -

Staff shared with the Commission the invitation received for the Avalonia Land Conservancy
50" Anniversary, taking place at the Mystic Aquarium on February 21%, 2018.

SUBDIVISIONS - None

SITE PLANS - None

OLD BUSINESS - None

NEW BUSINESS

1. City of Groton Referral for a Public Hearing on January 17, 2018
a. Groton Sail Foundation- Groton Zoning Regulations text amendment, Section 4.3GC

Staff explained that the public hearing took place last week for a zone text change. The
text amendment was approved at the hearing.

The Commission had no comment.
2. Noank Zoning Commission Referral for a Public Hearing on February 20, 2018

a. Earth Friendly Farms- Noank Fire District Zoning Regulation text amendment,
adding new language to permit “farm stands”



Planning Commission
January 23, 2018

Page 2

Staff reviewed the text amendment to add “farm stands” to the zoning regulations.
Pritchard raised concern over the potentially inadequate two-spot, off street parking
requirement.

The Commission wanted to send their concerns about the small number of parking
spaces and suggested four parking spaces in lieu of two, to be consistent with Town
Zoning Regulations.

Zoning Commission Referral for Public Hearing on February 7, 2018
a. SPEC#356 - Chapter One Seasonal Outdoor Dining, 32 West Main Street

Staff reviewed the special permit requesting seasonal outdoor seating with alcohol
service and outdoor music. Steinford and Zod questioned the need for outdoor speakers
and considered how it would affect the noise level of the street for passersby and
residents.

The Commission wanted to send their concerns about the proposed outdoor speakers and
music volume at the restaurant.

Election of Officers

Nominations were in order for the office of Chairman of the Planning Commission.
Steinford nominated Jeffrey Pritchard as Chairman. No further nominations were made,
and so nominations were closed. Pritchard was elected Chairman of the Planning

Commission.

Nominations were in order for the office of Vice Chairman/Secretary of the Planning

Commission.

Steinford nominated Hal Zod as Vice Chairman/Secretary of the Planning Commission.
No further nominations were made, and so nominations were closed. Zod was elected
Vice Chairman/Secretary of the Planning Commission.

Report of Commission

Steinford expressed concern regarding the way the parking lot on Route 1 in front of
ALDI was plowed after the snow storm. The snow had been plowed into a huge mound
blocking the side of the lot adjacent to Route 1, which forced all visitors to drive directly
in front of the stores to avoid it. Pritchard suggested that someone with the Town should
sit down with someone at facility and discuss alternative places to store snow.

New Applications
a. SUBI18-01 - Hancock Farms Estate Lot 1 Re-subdivision, 180 Cow Hill Road



Planning Commission
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Staff noted the new subdivision application for Hancock Farms Estate. The large lot will
be divided into two. Staff planned to schedule the public hearing for February 27, 2018.

VIII. REPORT OF CHAIRMAN

Pritchard reported that he spoke with Jon Reiner regarding the merging of the Planning and
Zoning Commissions. Reiner will attend a future meeting to discuss the merge.

Pritchard attended the TIF Advisory Committee where the first draft of a TIF Master Plan
was discussed, as well as next steps for the TIF Policy adoption.

REPORT OF STAFF

Staff distributed the Connecticut Federation of Planning and Zoning Agency’s invitations to
their 70" Annual Conference taking place on March 22, 2018 at the Aqua Turf Country
Club.

Staff noted that the CIP should be ready for distribution at the next regular Planning
Commission meeting. Instead of scheduling a special meeting date, staff and the Commission
agreed to a 5:30 p.m. special meeting before the Planning Commission meeting on February
27" for the CIP review.

ADJOURNMENT

Motion to adjourn at 7:38 p.m. was made by Kane, seconded by Steinford, so voted
unanimously.

Hal Zod, Secretary
Planning Commission

Prepared by Kara Hovland
Office Assistant IT



TOWN OF GROTON

LAND USE APPLICATION
Part One

PLEASE CHECK THE APPROPRIATE BOX(ES) AND ATTACH THE REQUIRED APPLICATION(S):

SUBDIVISION OR RESUBDIVISION O COASTAL SITE PLAN REVIEW
WAIVER
O SITE PLAN (CAM)
O ADMINISTRATIVE SITE PLAN O SPECIAL PERMIT
0 INLAND WETLANDS PERMIT 0O ZONE CHANGE FEB - 6 20'8
O INLAND WETLANDS PERMIT OR 0O REGULATION AMENDMENT
0O VARIANCE/APPEAL

NON-REGULATED ACTIVITY

PROJECT NAME: Mystic Weigh
STREET ADDRESS OF PROPERTY: Flanders Road, Ensign Drive, Mariner's Way, Regatta Circle**

IF ADDRESS NOT AVAILABLE, LOCATION:
PARCEL IDENTIFICATION NUMBER: See attached continuation ACREAGE: 1.5+/-  ZONE: RS-20

PROJECT DESCRIPTION:
See attached continuation sheet

CORRESPONDENCE WILL BE SENT TO THE PRIMARY APPLICANT AS CHECKED BELOW:
(NAME, ADDRESS, TELEPHONE AND FAX NUMBER)
APPLICANT: JSG Development, LLC, Attention: Mr. Gary M. Guastamachio

EMAIL: Jsgdevelopment1@sbcglobal.net TELEPHONE: (860) 798-0012  pax. (860)572-7708
APPLICANT’S AGENT (if any): Heller, Heller & McCoy

EMAIL: hellermccoy@sbcglobal.net TELEPHONE: (860) 848-1248 A x. (860) 848-4003
OWNER/TRUSTEE: JSG Development, LLC

EMAIL: Jjsgdevelopment1@sbcglobal.net TELEPHONE: (860) 798-0012 pax. (860)572-7708

ENGINEER/SURVEYOR/ARCHITECT: Fuss & O'Neill, Inc.
TELEPHONE: (860) 646-2469 gax:

Note: 1) To be accepted by the Planning Division, this entire application must be completed, signed, and submitted with the required

fee(s) and map(s) prepared in accordance with the applicable regulations.
2) The submitial of this application constitutes the property owner's permission for the commission or its staff to enter the

property for the purpose of inspection.
3) The applicant hereby agrees to pay all additional fees and/or address such costs deemed necessary by the Office of Planning

ni\eln’lr Sciiit:é as described in Part Three of this alzfgcéicﬁEVEL OPMENT. LLC

and Develo,

JSG DEVELOP

LGNS A & CRETTTTE TR
V = =Y/
ATURE OF APPLICANT DATE SIGNATURE OF RECORD OWNER DATE

PPLICANT'S AGE I HEREBY, CERTIFY THAT | AM THE OWNER OF
Gary lelR éuas amaa]lo, ?tsrﬁember THE PROPERTY STATED ABOVE
Gary M. Guastamachio, Its Member
JSG Development, LLC JSG Development, LLC '
PRINTED NAME OF APPLICANT PRINTED NAME OF OWNER

1 ;-?‘\‘P (17l g feat e e o
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SUPPLEMENT TO APPLICATION OF J.S.G. DEVELOPMENT, LLC TO TOWN OF
GROTON PLANNING COMMISSION PROPOSED MYSTIC WEIGH SUBDIVISION
SECTION 5.4.(1) WAIVER

Parcel Identification Numbers:
260919514457
260919512483
260918410421
260919511793
260919511854

Project Description: Mystic Weigh Subdivision located on the easterly side of Flanders Road, a
seventy-six (76) lot residential subdivision, substantially completed in accordance with a plan

entitled “Mystic Weigh Subdivision Flanders Road — Groton — Connecticut Subdivision Plan
May, 2003, as Revised” prepared by Fuss & O’Neill, Inc. Consulting Engineers.

Z:\J.S8.G. Development\Supplement.doc
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HELLER, HELLER & McCOY
Attorneys at Law
736 Norwich-New London Turnpike
Uncasville, Connecticut 06382

Sidney F. Heller (1903-1986) Telephone: (860)-848-1248
Harry B. Heller Facsimile: (860)-848-4003
William E. McCoy

Mary Gagne O'Donal

Andrew J. McCoy

February 5, 2018

Town of Groton Planning Commission
Attention: Mrs. Diane Glemboski
Groton Town Hall Annex

134 Groton Long Point Road

Groton, CT 06340

N FEB ~ 6 2018
Re:  JSG Development, LLC — Mystic Weigh Subdivision

Dear Diane:

As you are aware, this office represents JSG Development, LLC, the developer of the
Mystic Weigh Subdivision. On behalf of our client, we hereby submit a request that the Town of
Groton Planning Commission waive the ten (10%) percent lot holdback requirement contained in
Section 5.4(1) of the Subdivision Regulations. The streets in Phases I and II of the subdivision
have been fully built and accepted by the Town of Groton (i.e. Ensign Drive and Mariner’s
Way). Construction is currently ongoing in Phase III of the subdivision (i.e. Regatta Circle and
Knott’s Landing Circle). As you are aware, this project has languished for years due to the
softness of the market for new residential construction in southeastern Connecticut. There has
been a recent uptick in activity and our client has either under contract or reservation, all of the
remaining lots in the Mystic Weigh Subdivision other than Lot 67.

In order to meet its contractual obligations with respect to the developments of these lots,
it is necessary for our client to begin construction as soon as the spring thaw occurs.

Water, sewer and storm drainage have all been installed in the Phase III lots, the road
base has been installed and the binder course of bituminous concrete has been applied. The
remaining work to be performed in Phase III is fully bonded with the Town of Groton.
Therefore, the Town is not at risk by granting a waiver of the requirements of Section 5.4(1) of
the Subdivision Regulations. The waiver requested will allow the developer to meet its
contractual obligations with respect to the sale of the remaining improved lots in Phase III of

Mystic Weigh.
In support of the waiver request, I forward herewith the following:

1. Town of Groton Land Use Application seeking the requested waiver, Parts 1 and 2;

Z:\.S.G. Development\ltr.Groton re Waiver Application.doc

SUB I5-02



Town of Groton Planning Commission
Attention: Mrs. Diane Glemboski
February 5, 2018

Page 2 of 2

and, as applicable, Part 3.
2. Authorization signed by the Applicant authorizing the law firm of Heller, Heller &
McCoy to act as its agent in all proceedings before the Town of Groton Planning

Commission with respect to the waiver request.

3. Our check in the amount of $280.00 representing payment of the waiver application
fee.

Please place this matter on the agenda of the Town of Groton Planning Commission for
its regularly scheduled meeting of Tuesday, February 13, 2018. Should you have any questions
with respect to the waiver application, or need anything further, please feel free to contact the
undersigned.

Very truly y

Mal—

HBH/rmb

Z:\J.5.G. Development\ltr.Groton re Waiver Application.doc
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AUTHORIZATION

JSG Development, LLC hereby authorizes the law firm of Heller, Heller & McCoy to act
as its representative in the promulgation of an application before the Town of Groton Planning
Commission seeking a waiver of the requirement for the holdback of ten (10%) percent of the
lots in Phase III of the Mystic Weigh Subdivision pursuant to the provisions of Paragraph 5.4(1)
of the Groton Subdivision Regulations.

Dated at Montville, Connecticut this 5" day of February, 2018.

JSG DEVELOPMENT, LLC

ary M. Guastamachio, its Member

Z:\J.S.G. Development\Authorization.doc
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STAFF SUMMARY SHEET

PROJECT NAME/LOCATION: Long Meadow Landing Modification, 45 South Road (SIT18-01)

CAM: Exempt

STAFF PLANNER: DJG SUMMARY DATE: 2/7/18

TERMINAL ACTION DATE: 4/19/18 PUBLIC HEARING CLOSED: N/A

EXISTING LAND USE/ZONING: multi family/RMF SITE AREA: 11.01 AC. SQ. FT.
SURROUNDING LAND USE/ZONING DISTRICT(S):

North: CCMT/CA South: vac/IA East: res/RMF West: Nursing home/CA
HISTORY:

The site currently includes 156 existing apartment units in 6 three story buildings constructed in 1971. A
IWA Permit and a Site Plan (X09#8) were approvedin in 2009 for a new three story, 22 unit building
adjacent to Route 1. Several Administrative Site Plans were approved after 2009 to meet the 2013
FEMA standards and to removed a proposed free-standing office building.

PROJECT DESCRIPTION:

The application is for a modification to the recreational amenities previously approved for the site and for
some modifications to ADA (handicap) accessibility to all- the first floor areas ‘and other minor site-
changes. See Attached Summary of Site Plan Changes.

LIST AGENCIES WITH OUTSTANDING COMMENTS: | ] [ ]
[ ] [ ] [ ] [ ]
WAIVERS:

LAND USE/DEVELOPMENT ISSUES ANALYSIS:

e The new apartment building was approved in 2009 in an area that displaced a recreation area with old play
equipment. A recreation plan was approved with the 2009 site plan to create a new recreation area with
modern play equipment on the site, install a 2000 SF indoor facility in the new building, create a dog park,
and provide benches and a gazebo in the recreation area adjacent to Willow Pond. The applicant’s
proposal is to switch the locations of the dog park and the playground area and to decrease the inside
recreation area from 2000sq.ft. to 850 sq.ft. to provide room for a new office area (See attached email data
2/7/18 from Christopher Bicho). Section 6.7-6.G of the Zoning Regulation requires a total recreation area
of not less than 7% of the total lot area or 5000 sq.ft, whichever is greater.  The site meets this 7%
recreation requirement.

ATTACH ANY RECOMMENDED ACTION, INCLUDING MODIFICATIONS AND/OR CONDITIONS AND
TECHNICAL ITEMS.

Staff will have a recommendation at the meeting.

s7/8-0/




JAN3 | 2018
TOWN OF GROTON

LAND USE APPLICATION
Part One

PLEASE CHECK THE APPROPRIATE BOX(ES) AND ATTACH THE REQUIRED APPLICATION(S):

D

=

O agao

SUBDIVISION OR RESUBDIVISION 0O COASTAL SITE PLAN REVIEW
SITE PLAN (CAM)

ADMINISTRATIVE SITE PLAN O SPECIAL PERMIT

INLAND WETLANDS PERMIT - O ZONE CHANGE

INLAND WETLANDS PERMIT OR O REGULATION AMENDMENT
NON-REGULATED ACTIVITY O VARIANCE/APPEAL

PROJECT NAME; Long Meadow Landings, LLC.
STREET ADDRESS OF PROPERTY: 45 South Road

IF ADDRESS NOT AVAILABLE, LOCATION:

PARCEL IDENTIFICATION NUMBER: 169810477354 ACREAGE: 11.01  ZONE: RMF-16

PROJECT DESCRIPTION:

Modification of approved Site Plan - See Narrative Attached

CORRESPONDENCE WILL BE SENT TO THE PRIMARY APPLICANT AS CHECKED BELOW:
(NAME, ADDRESS, TELEPHONE AND FAX NUMBER)

APPLICANT: Long Meadow Landings, LLC, 543 Thames Street Newport Rl 02840

EMAIL: .cbicho@landingsgroup.com TELEPHONE: 401-845-2200 FAX: 401-845-2211
APPLICANT’S AGENT (if any): None -

EMAIL: TELEPHONE: FAX:
OWNER/TRUSTEE: Owner is Applicant

EMAIL: TELEPHONE: FAX:

ENGINEER/SURVEYOR/ARCHITECT: Jowne Engineering, Inc, P.O. Box 162 South Windham, CT 06226
Matthew Maynard, PE - Joseph Boucher, LS TELEPHONE: 860-423-6371  pax. 860-423-5470

Note:

1) To beaccepted by the Planning Division, this entire application must be completed, signed, and submitted with the required
fee(s) and map(s) prepared in accordance with the applicable regulations.

2} The submittal of this application constitutes the property owner’s permission for the commission or its staff o enter the
propeNy for the purpose of inspection.

t hereby agrees to pay all additional fees and/or address such costs deemed necessary by the Office of Planning
nt Services as described in Pant Three of this application.

Va8

SIGNATURE OF APPLICANT DATE SIGNATURE OF RECORD OWNER DATE
OR APPLICANT’S AGENT I HEREBY, CERTIFY THAT 1 AM THE OWNER OF
THE PROPERTY STATED ABOVE
Christopher Bicho, Managing Member Long Meadow Landings, LLC

PRINTED NAME OF APPLICANT PRINTED NAME OF OWNER

it it Lo Planner: .

wecelved

Sy716-0/
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TOWN OF GROTON
LAND USE APPLICATION - SITE PLAN

PART TWO
(Attach to Part One)

SITE DATA TABLE

Regquired/Allowed Provided
Lot Area (sq. ft. and ac.) 120,000 s.f. 479,600 s.f.
200 ft 251 ft

Lot Width

Area of Site (sq. ft. and ac.)

same as lot area

same as lot area

Front Setback 50 ft 57.9 ft
Reall' Setback 30 ft N/A
Side Setback N/E 201 23.01t
Side Setback S/W 20 ft 83.6 ft
Building Area 95,920 sf (20%) 57,666 sf (12%)
Floor Area N/A N/A
Building Height 40 ft 35.7 ft (as-built new bld.)
Building Coverage (%) 20% 12%
'al':;a‘l%l;ot Coverage {including impervious surfaces) {sq. ft. unk. 188550
Existing Impervious Surface (sq. ft.) . 1567350
Change in Impervious Surface (+/- sq. ft.) 31200
Area of Outdoor Sales N/A N/A
Area of Open Space/Recreation 1.5 acres per 1970+/- app. {1.56 acres
Area of Interior Landscaping 360 sf 891 sf
Parking (# of spaces) 36 42
Truck Loading Area N/A N/A
N/A no new signs proposed

Area of Signs By Type

IS PROPERTY WITHIN THE CAM BOUNDARY? KJYes [JNO

IF YES, A COASTAL SITE PLAN APPLICATION MAY BE REQUIRED.

ARE THERE REGULATED WETLANDS? [X]YES [[JNO

A WETLAND APPLICATION HAS BEEN SUBMITTED OR PERMIT OBTAINED? [X]JYES [JNO

WATER: [] ON SITE WELL OR [X]PUBLIC

COMPLETE ATTACHED CHECKLIST

WASTE: [] ON SITE SEPTIC OR K]PUBLIC SEWER

10/16
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Summary of Site Plan Changes

Handicap Building Access: Changes were necessary to the site plan to provide for ADA
(handicap) accessibility to all of the first floor areas. The building design includes 2 common
hallways which provide access to all first floor areas. ADA compliant ramps are now being
proposed on the easterly side of the building to access each of these common areas. Due to the
six apartment units on the first floor which are now being required to be either handicap
accessible or have the potential to be retrofitted to be handicap accessible (Type B); the parking
configuration has been altered to provide 8 handicap parking spaces, one for each first floor units
plus two additional handicap spaces for the common areas.

Indoor Recreation Area: As part of the original approval in 2009, the owner proposed a 2000
square foot indoor recreation area. The original approval included a standalone office building.
The facility is currently utilizing a 2 bedroom unit in Building 47 as the rental/management
office. The office space in Building 47 currently used is not handicap accessible and does not
have any dedicated parking area. The area of the outdoor recreational areas in the original
approval was 1.56 acres which remains unchanged. The 1970’s site plan approval included 1.5
acres of outdoor recreational areas which exceeds the Zoning Regulation requirements of 7% or
in this case 0.77 acres. The common areas in this building are currently are:

- 850 square feet — recreation

- 960 square feet — office

- 220 square feet — common laundry facility

Specific Site Plan Modification Requests:

1. Reduction of the indoor recreation area from 2000 square feet to 850 square feet and to
provide separated areas for small group activities. Access to the indoor recreation and
laundry areas has been provided without the need to have access to the office area.

2. Eliminate the standalone office building and relocate the office use to the southerly end
of the first floor of the new building.

3. Swap dog park area with playground area (Outdoor Recreation Areas #2 & #3).

4. Redesign ADA access to provide 2 accessible routes, one each to the northerly and
southerly common hallways from the westerly side of the building.

5. Add emergency lighting at accessible route doors and provide lighting along the
accessible routes.

6. Reconfigure the parking area to provide a total of 8 handicap parking spaces, one for each
of the first floor apartment units plus 2 for the common/office areas.

7. Reduce the total number of onsite parking spaces proposed from 323 to 322. (reduction is

allowable due to reduction of the size of the office space proposed)
Provide 2 benches in outdoor recreation area #4 (butterfly garden)
9. Add additional landscape screening along westerly property line as was requested by

Staff.

10. The proposed dumpster enclosure is proposed to be relocated a short distance easterly to
accommodate the additional handicap parking spaces now required. Handicap accessible
routes are being provided to the dumpster and mail box areas.

*®

S/T/E-0/



Glemboski, Diane

From: Christopher Bicho <cbicho@landingsgroup.com>

Sent: Wednesday, February 07, 2018 10:37 PM

To: Glemboski, Diane

Cc: Matt Maynard (MMaynard@towneengineeringinc.com); 'Joe Boucher'

Subject: RE: Long Meadow Landing SIT18-01 _

Attachments: LML Gym Source Order 9-18-17.pdf; 38-96084-2_ProposalPro_TP_SouthCoastLandi.pdf;

SCL playground 11-28-16 #2.jpg; SCL playground 11-28-16.jpg

Diane — Good morning. Attached are the following:

1. Photos of the actual installed playground we plan to use at Long Meadow Landings. The one attached
was installed last summer at our apartment community in Fall River, MA. The community has 240
units of one, two and three bedroom apartments. The size and various apparatus has proved to be
more than sufficient.
2. Acomprehensive example of the proposal being worked on for the playground at Long Meadow. The
attached proposal is what was prepared by the supplier of the playground equipment used in Fall
River. A similar one will be prepared for Long Meadow once we received final approval from the
Planning Commission of the modifications.
3. Acomplete list of the fitness equipment that has been purchased for the fitness center.
4. The two benches purchased for the passive sitting \ garden area
*As far as the proposed elimination of the indoor recreation area; back in 2009 we planned 2,000 square feet of
indoor space and a separate leasing office building. As we started the planning and construction of the
approved leasing office building, we were informed by Groton Utilities that where the small building was
approved, we would be unable to proceed due to the large and significant electric line that was buried below
the location of the proposed building. Nine years went by, and we thought it was a practical choice to modify
the indoor recreation area into the new offices. As typical with all our leasing offices in other communities,
the proximity in the rear would allow future residents the opportunity to view the community environment as
they drive to the office. Of the original 2,000 square feet, approximately 800 sq. ft. was constructed as a
fitness center fully equipped with treadmills, elliptical machines, and universal weights along with a separate
room for yoga and small hand held free weights. The remaining approximately 200 sq. ft. is a new laundry
area with 4 washers and 4 dryers to address our constant request from residents for more laundry facilities. In
order to address the much needed office space, the remaining 1,000 square foot area would serve as a
professional office for prospective resident leasing and serve current residents needs for customer service and
package in take [i.e. The Amazon affect]. Also, the new office provides for three offices and greeting area for a
more professional atmosphere for our residents and employees as opposed to working out of a two bedroom
apartment that serves as a make shift office. The office layout also provides areas of privacy to discuss private
information with residents and perspective residents. The original indoor area contemplated a pool table and
lounge area, but over the past seven years and leaning on our experience at the seven other communities we
own, indoor community space is seldom used. Today in 2018, residents have a bountiful amount of
entertainment at their fingertips from large flat screen TV’s with Net Flix, high speed internet, and the use of
PS4s and Xboxes which has allowed residents to find entertainment in their own apartments leaving many of
clubhouses and community rooms uninhabited for most of the time. Lastly, with no management oversite in
indoor recreation area, unsupervised children would have the run of the fitness center and indoor area which
may cause other issues and result in potential disturbances to the residents living in the building. As result of

1
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changing times, vast history of other similar operations, and practical professional requirements, we modified
the pool table and lounge area and constructed the office space as a professional office that serves all

residents and therefore ask for the approved modification.

Other requested information is to follow.

Thank you,
Chris Bicho
‘ﬁj‘y President
Iandmgs C: 401-225-0211

543 Thames Street
Newport, Rl 02840

0:401-845-2200

F.401-845-2211

Equal Housing Opportunity

sy 7/8-0/
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TOWN OF GROTON

OFFICE OF THE TOWN MANAGER

JOHN BURT 45 ForT HiLL ROAD, GROTON, CONNECTICUT O6340
TowN MANAGER TELEPHONE (B60) 44 |-6630 FaAx (B60) 441-6638
JBURT(@GROTON-CT.GOV WWW.GROTON-CT.GOV

February 7, 2018

Jeffrey C. Pritchard, Chairman

Town of Groton Planning Commission
c¢/o Deborah Jones (via email)

134 Groton Long Point Road

Groton, CT 06340

Re: C.G.S. § 8-24 Referral of Proposal to Abandon Parkland/Open Space/Recreational Restrictions on
the Merritt Property and Relocate them to a Parcel at 0 Long Hill Road (Boulder Heights)

Dear Chairman Pritchard:

Please consider this a referral under C.G.S. § 8-24 of a proposal to remove legal restrictions
requiring the Merritt Property to be used solely for recreation, open space, parkland and the like and to
place the same legal restrictions on the Town-owned parcel known as Boulder Heights, 0 Long Hill Road.
This transfer of the legal restrictions from the Merritt Property to the Boulder Heights parcel is part of the
2020 Groton Schools Initiative.

The Town Council wishes to act on this matter on February 27. Thank you for your attention and
consideration.

SV

Burt
Town Manager
Town of Groton, Connecticut

Ce:  Attorney Michael P. Carey (via email)

“SUBMARINE CAPITAL OF THE WORLD"

&-29 R
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TOWN OF GROTON
NOTICE OF PUBLIC HEARING
FEBRUARY 27, 2018

Notice is hereby given that, pursuant to Connecticut General Statutes § 7-131n, a Public
Hearing will be held by the Town Council of the Town of Groton, Connecticut on February
27,2018 at 6:00 p.m., in Community Room 1 at the Town Hall Annex, 134 Groton Long
Point Road, Groton, Connecticut, to receive comments on the Town’s proposal to release
all legal use restrictions (including that it be used only as open space and for recreational
purposes) now on a parcel of land commonly known as the Merritt Property, 0 Groton
Long Point Road, PIN 260809176052 E, $458,000 appraised value, and to place comparable
legal use restrictions on an adjoining parcel commonly known as the Boulder Heights
Property, O Long Hill Road, PIN 169917027290 E, $750,000 appraised value. The Town
proposes to build a new middle school on the Merritt Property, including outdoor
recreational facilities. After a comprehensive analysis of many sites, the Town determined
that the Merritt Property is better situated for this use than any other available land, in
part because it is in a central location immediately adjacent to the existing Town high
school. The Merritt Property slopes from the top of Fort Hill down to Fort Hill Brook and
has some wetland resources. The Boulder Heights Property has rolling topography and
some wetland resources. A map depicting the Merritt Property and the Boulder Heights
Property is available on the Town'’s website and copies will be available at the OPDS offices
at the Town Hall Annex.

{101578608.DOCX; v.}
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MEMORANDUM

TO: John Burt, Town Manager
FROM: Jonathan J. Reiner, Director of Planning and Development
DATE: February 7, 2018

SUBJECT: Tax Increment Financing (TIF) Policy draft for public hearing

Enclosed is the draft Tax Increment Financing (TIF) Policy that is scheduled for a public
hearing on February 27, 2018 at 6:00 pm. Please make copies of this policy available to all
interested parties. The draft policy will be posted on the Town’s website, and copies will be
available at the Town Hall Annex and the Town Clerk’s office at the Town Hall.

An advertisement for this public hearing will appear in The Day newspaper.
Please do not hesitate to reach out to me with any questions on this matter.
Attachment
cc: Planning Commission

Betsy Moukawsher, Town Clerk

Representative Town Meeting

TIF Advisory Committee

Economic Development Commission

JIR:
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Town of Groton Tax Increment Financing Policy
DRAFT - For February 27, 2018 PUBLIC HEARING

Prepared for the Town of Groton by Camoin Associates

I. Town of Groton TIF Policy

To support economic development, the Town of Groton, may consider the creation of and adoption of
Tax Increment Financing (TIF) Districts. TIF is a financing tool that can be used by municipalities to invest
in economic development. It allows some or all of public and/or private costs associated with
development to be financed over time by increases in the property tax revenues that are generated by the
new development or redevelopment. Connecticut Statute, as specified in Chapter 105b - Tax Increment
Districts authorizes municipalities in Connecticut to create tax increment financing (TIF) districts for the
purposes of economic development.

The following shall be the Town of Groton's Policy to guide the process of planning for, reviewing,
approving, and implementing TIF Districts. The details of each TIF District will be contained in the
District's TIF Development Plan. In addition, the Town's establishment and implementation of TIF Districts
will be consistent with all other applicable Federal, State, and local laws and regulations.

1. Purpose

The Town understands the usefulness of TIF in economic development as part of its long-term
economic development planning and implementation, including the Town's Plan of Conservation
and Development and its recently completed Zoning and Market Analysis. In designating TIF
District(s) and adopting TIF District Master Plan(s), the Town seeks to accomplish the following
goals:

a. Grow and diversify the Town's tax base through private investment.
b. Grow and support economically diverse, long-term, stable employment opportunities for area
residents.
¢. Improve Groton's quality of life and place to serve residents, businesses and workers
including:
I Enhance the Town's infrastructure development.
.  Create housing opportunities to attract and support workforce development.
II.  Establish public spaces and cultural uses.
v Improve transportation and recreation infrastructure, including enhanced and well-
connected pedestrian and bicycle facilities.
Assist established businesses in the Town, thus assisting in retaining existing
employment opportunities and expanding employment.
VL. Revitalize areas or buildings in need of redevelopment, remediation, or rehabilitation.

<

2. TIF District Master Plan Reguirements

To establish a TIF District Groton will prepare and approve a TIF District Master Plan applicable to
such district. This will include:
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a. A legal description of the boundaries of the TIF District and a listing of all properties (lots and
parcels) within the district including tax map and tax identification numbers, gross assessed
value of taxable real property for each lot within the district and for the district as a whole
based on the most current assessed value, a description of the present condition and current
use of all land and buildings within the TIF District, and an indication for each lot or parcel if it
is subject to any special tax districts or zones currently, such as an Enterprise Zone or Business
Improvement District.

b. A statement on how the creation of the TIF District meets some or all of the stated purposes
contained in the Town's TIF Policy and that it is needed for successful development or
redevelopment to occur within the TIF District.

¢.  Maximum Duration of TIF District in number of years— The preferred TIF District term will be a
maximum of thirty (30) years. While State law allows terms up to fifty (50) years, this will only
be considered as special circumstances by the Town.

d. A determination with supporting data that the Original Assessed Value (OAV) of taxable real
property of the TIF District plus the OAV of taxable real property of all existing TIF Districts
within the Town do not exceed ten percent (10%) of the total value of taxable real property
within the municipality as of October 1st of the year immediately preceding the establishment
of the TIF District.

e. Description of projected future public and private development or redevelopment to occur
within the District, to include size, type, and uses; public and private site, building, and
infrastructure improvements to be completed in the district and related areas; and estimated
costs for all components.

f.  Annual estimated, projected assessed value of taxable real property and associated annual
estimated, projected tax revenues, as well as the value and associated revenues above the
OAV for all parcels within the district.

g. Annual percentage of incremental (percent of the amount above OAV) valuation of taxable
real property to be captured (dedicated for specified TIF District purposes) and percent to be
sent to General Fund (percent for each between 0% and 100%; combined total must equal
100%).

h. Maximum percentage and estimated, projected dollar amount of incremental revenues
captured for TIF District purposes to directly support private development or redevelopment.

i. A description of the method(s) to provide direct support to developers, property owners, or
businesses using incremental captured TIF District revenues including abatements, credit
enhancement agreements, or any other methods of direct support.

J- Details on any other financing mechanisms that are tied to or impacted by the TIF, including a
statement of (i) whether the TIF includes the issuance of Municipal Bonds or any other form
of municipal public debt; and (ii) the relationship with any special district or zone tax
assessments including Enterprise Zones, Business Improvement Districts, and Tax Abatements.

k. A description of the methods the Town will use to annually track and report on TIF District
performance and detailed associated financials.
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|l Any other requirements imposed by section 7-339ff of the Connecticut General Statutes or
successor provision thereof, as may be from time to time amended, at the time such TIF
District Master Plan is approved, including but not limited to the financial plan required
thereunder.

3. Process for Drafting, Reviewing, and Approval of a TIF District Master Plan(s) in the Town of
Groton

a) TIF District Master Plans for review and consideration of approval shall be prepared by
appropriate Town Staff at the request of the Town Council and or Town Manager.

b) Staff will utilize a TIF Advisory Committee for guidance in development of a TIF District Master
Plan.

¢) Once drafted by Town Staff with guidance from the TIF Advisory Committee, the Draft TIF
District Master Plan will be sent to the Economic Development Commission for review and
recommendation. The Economic Development Commission shall review the Draft for
consistency with the Town'’s TIF Policy and its ability to meet stated economic development
purposes.

d) Upon review and receipt of recommendations from the Economic Development Commission,
the Draft TIF District Master Plan shall be sent to the Town Council for review and comment.

e) Upon determination by the Town Council that the TIF Master Plan satisfies the requirements
of the Connecticut General Statutes, as specified in Chapter 105b. Tax Increment Districts, and
is in the Town's best interest to adopt, the Town Council shall submit the TIF District Master
Plan to the Planning and Zoning Commission or Planning Commission The Plan shall be
submitted to the Planning and Zoning Commission or the Planning Commission at least
ninety (90) days prior to the public hearing date for the TIF Master Plan by the Town Council
requesting a study of the TIF District Master Plan and a written advisory opinion. The Planning
and Zoning Commission or Planning Commission shall render a written advisory opinion as to
whether the proposed TIF District Master Plan is consistent with the Plan of Conservation and
Development.

f) ~ The Town Council shall hold a public hearing on the proposed TIF District and TIF District
Master Plan. Such public hearing shall be properly noticed at least 10 days prior to the public
hearing pursuant to the requirements of Chapter 105b of the Connecticut General Statutes.

g) Following the Public Hearing, the Town Council shall act to consider establishment of the TIF
District and adoption of the TIF District Master Plan applicable to such district. The Town
Council is not required to act the same day as the Public Hearing.

h) If approved by the Town Council, the TIF District Master Plan shall become effective at a date
set by the Town Council and its implementation will be carried forth by Town Administration
with guidance as needed from the TIF Advisory Committee. Any resulting agreements with
developers, property owners, or businesses, such as Credit Enhancement Agreements, must
also be approved by the Town Council following review and recommendations from Staff, the
TIF Advisory Committee, and the Economic Development Commission.

i) The creation and approval of a TIF District Master Plan shall not relieve any developer from
complying with any other regulatory and/or permitting requirements which may be necessary
as part of such developer's project.
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J) The Town through its Staff shall annually report to the Town Council on the status and
performance of the TIF District, and the Town Council shall review the TIF District Master Plan
annually.

4. TIF District Development Financing Mechanisms

In addition to public infrastructure and improvements, the Town may support certain industrial,
commercial, residential, mixed-use or retail improvements, downtown development or transit-
oriented development within TIF Districts, or a combination thereof, using TIF revenues. The
Town'’s preferred method of providing assistance to property owners, businesses, and developers
of property within a TIF District is through Credit Enhancement Agreements (CEAs), however, the
Town may choose to utilize other methods as appropriate including issuance of municipal debt
and utilizing TIF tax revenues to support debt repayment, tax abatements, or fixed valuation
agreements.

Credit Enhancement Agreement (CEA): CEAs are the preferred mechanism for providing assistance
to property owners and/or developers undertaking development projects within the Town'’s TIF
Districts. A CEA is a contractual agreement between the Town and applicant that allows the Town
to provide reimbursements of future incremental property tax revenues to property owners. This
policy outlines the eligibility requirements, guidelines, process, and other details for how and
when the Town may enter into CEAs.

The Town reserves the right to negotiate CEAs individually with property owners or developers of
any properties within the TIF District. CEAs may provide a reimbursement of up to 100% of the
incremental real property tax revenue produced from the captured assessed value on the
particular property, and up to the full term of the TIF District. Under any CEA, the Town’s
obligation to make a periodic payment under the CEA will only arise to the extent the Town
receives incremental real property tax revenue based on positive captured assessed value of the
particular property during the appropriate period. In other words, in any CEA, the Town shall not
obligate itself to make payments the applicant without receiving incremental tax revenues nor
shall it be obligated to make payments if there is no increased assessed value.

The Town will review CEA applications on a case-by-case basis and is not obligated or bound to
enter into a CEA.

Property Tax Abatements: Property tax abatements involve reducing a portion of property taxes
owed for specified reasons. In Connecticut, they can be used by communities to reduce taxes for
a specified period of time for certain types of new construction or rehabilitation including
residential and commercial/industrial, subject to State law. They have been the traditional method
used by communities in Connecticut to incentivize private development for the purpose of
economic development at the municipal level. Their use is very limited in terms of time period
over which incentives can be provided, the types of property and uses for which abatements can
be provided, and the percent of taxes to be paid that can be abated. Within TIF districts,
abatements or CEAs can be utilized according the Town's TIF District Master Plan.

Revenue Bonds: Revenue Bonds provide a method for financing public and private (through
public-private partnership) infrastructure and development costs. They are a means of debt
financing available to municipalities. Revenue bonds distinguish themselves from general
obligation (GO) bonds through their method of repayment; unlike GOs which rely on taxation,
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revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of use
for financing for economic development, an example would be utilizing parking fees to pay back
a revenue bond issued to build a parking garage. Within a TIF District and according to a TIF
District Master Plan, future incremental revenues from new property taxes on taxable real
property can be utilized to help finance public and private development costs including
infrastructure and site improvements.

Fixed Assessment Agreements (FAA): With a TIF District the municipality can agree to set a fixed
valuation on a property for up to fifteen years providing the Town and the owner/developer with
predictability in tax liability. All Fixed Assessment Agreements shall be recorded in the Groton
land evidence records.

Use of Multiple Incentives

In all cases the Town shall not allow “double dipping,” providing tax incentives from more than
one program on the same dollar value of new investment such as providing Enterprise Zone tax
benefits and TIF tax benefits.

The Town also reserves the right to transfer revenues from any TIF Development Accounts that
are in excess of funds needed to meet its obligations specified in its TIF District Master Plans and
any related CEAs to its General Fund and utilize funds for General Fund purposes at any time
during the life of the TIF.

While the Town may provide a reimbursement of up to 100% of the incremental real property tax
revenue produced from the captured assessed value on the particular property for the duration of
the TIF District, it shall be the Town's policy to provide no more than 50%, on average annually, of
incremental real property tax revenue as reimbursement to the developer, business, or property
owner regardless of whether achieved through a Credit Enhancement Agreement, Tax Abatement,
of Fixed Valuation Agreement. Reimbursement in excess of this 50% threshold will only be
considered when the potential benefits as measured by the potential to achieve the Town’s goals,
as stated in this policy, to the Town are considered to be significantly high.

5. TIF District Credit Enhancement Guidelines and Requirements

General Provisions

A. Terms

The specific terms of each CEA will be negotiated between the Town and the applicant.
Agreements can extend between one (1) and thirty (30) years; and up to 100% of the annual
TIF Revenues associated with the captured incremental value from the property can be
reimbursed to the property owner depending on the merit in achieving the Town's purpose
for CEAs. Under any CEA, the Town's obligation to make a periodic payment under the CEA
will only arise to the extent the Town receives incremental real property tax revenue based on
positive captured assessed value of the particular property during the appropriate period. In
other words, in any CEA, the Town shall not obligate itself to make payments without
receiving incremental tax revenues nor shall it be obligated to make payments if there is no
increased assessed value. The percentage of annual TIF Revenues that are reimbursed to the
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property owner may be adjusted over the life of the Agreement. In no case, shall a CEA
extend beyond the life of the TIF District. While the Town may provide a reimbursement of up
to 100% of the incremental real property tax revenue produced from the captured assessed
value on the particular property for the duration of the TIF District, it shall be the Town's
policy to provide no more than 50%, on average annually, of incremental real property tax
revenue as reimbursement to the developer, business, or property owner regardless of
whether achieved through a Credit Enhancement Agreement, Tax Abatement, of Fixed
Valuation Agreement. Reimbursement in excess of this 50% threshold will only be considered
when the potential benefits as measured by the potential to achieve the Town’s goals, as
stated in this policy, to the Town are considered to be significantly high.

B. Level of Funding Adjustments

During the application process and during the life of the TIF District (and CEA), the applicant
shall demonstrate that the funds are being used at appropriate levels for the purpose
intended. If the level of funds the applicant receives exceeds the projected need, the amount
returned to the applicant shall be adjusted and any excess placed in the Town's General Fund
or applied to the TIF Districts.

C. Enterprise Zone Requirements and Relation to Other Town Provided Incentives

For projects within an enterprise zone or receiving other Town-provided direct tax benefit, the
applicant will contractually agree not to take the Town enterprise zone reduced assessed
value on land and buildings benefit or to receive any other direct Town tax benefit for any
phase of the project benefitting from a CEA. The Applicant cannot receive benefit from both a
CEA and another Town financial incentive on the same incremental value.

6. CEA Requirements

The Town may participate in CEAs when its participation is financially necessary and involvement
by the Town is needed in order for the project to be undertaken. Justification for financial need
and Town involvement can be demonstrated by:

a. Aneed to offset infrastructure costs unique to the site; or

b. A need to offset economic advantages available to a corporate entity if it should develop a
project (or expand operations) outside of Groton; or

¢.  Alack of sufficient private or other public funding sources to meet the full capital investments
needed to undertake a project.

The following requirements will also be considered:

a. The Applicant is financially capable to undertake the project demonstrated by submitting one
or more of the following:

i Letters from a financial institution, government agency, or other funding agency
indicating a commitment to provide a specified amount of funds, and the uses for
which the funds may be utilized.
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il In cases where funding is required but there can be no commitment of money until
approvals are received, letters of "Intent to Fund” from the appropriate funding
institution indicating the amount of funds and their specified uses.

iii.  The Applicant's most recent corporate (or other entity) annual report indicating
availability of sufficient funds to finance the development, together with explanatory
material interpreting the report.

iv.  Evidence indicating availability of funds if the applicant will personally finance the
development.

b. The Applicant is compliant with statutory and regulatory guidelines of the Town and State of
Connecticut.

¢. The project represents a minimum private investment of at least one million dollars
($1,000,000) in development or redevelopment costs. This minimum investment cannot
include the cost of acquisition of the property.

d. The Applicant's equity contribution (excluding all debt, local, state, and federal support
including tax credits, grants, and other support) to the project is a minimum of ten percent
(10%) of the development or redevelopment costs.

e. Reasonable buildout timeline for investment and completion of construction with
documentation indicating the buildout completion plans with supporting market/feasibility
information.

f.  Developer has pursued use of other available funding and incentives and has integrated other
sources to the extent possible.

g. Developer provides sufficient financial information as deemed necessary by the Town for
planning and administration of the TIF District including information for the consideration of
TIF District and CEA approval AND annual information following TIF District and CEA approval
on the status of the development including a description of development completed, jobs
created, jobs retained, and total private investment made.

h. Submission of any other documentation requested by the Town to help ensure that the Town
will benefit through new investment, new employment, or other public benefits.

7. Guidelines That Determine Level of Municipal Participation in CEAs

In considering and negotiating support for private development costs, the level of support given
by the Town should be based on the potential of the project to advance the Town’s purpose for
utilizing TIF, as stated under Section I.1. Purpose, above.

8. CEA Application Reguirements

The Town shall utilize an application form that includes at a minimum the following information:

a. Name and contact information of applicant and owner if separate; attorney if applicable
b. Tax Map and Lot # of property (or properties) for which TIF assistance is being requested
¢.  Zoning District(s)
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d. List of any other local zones or districts the property is within that relate to tax assessment or
payments, including but not limited to fire districts, city taxes, sewer mill rates, etc...
Current original assessed value of taxable real property
Description of proposed project
Description of proposed use(s) for site (residential, commercial, retail, industrial, etc.)
Description of how the proposed project meets the Town's TIF purposes as stated in its TIF
Policy
Estimated permanent jobs to be created and/or retained resulting from development
j.  Estimated development costs
k. Estimated development timetable including project start, completion, and any phasing if
applicable
. Statement that the applicant demonstrates the financial capacity to undertake the project and
provides evidence in support of this capacity. Evidence will include but is not limited to:
i.  Development budget and pro-forma
ii.  Financial commitments of project lenders
iii. A projectimplementation plan and schedule
m. Description of any other local, state, or federal support being used to finance project
n. Statement that the requested TIF project would not otherwise occur “but for” assistance
through TIF

Sa = o

Confidentiality: All such information provided by the Applicant shall be kept confidential to the
extent permitted by law.

Other Requirements: The creation and approval of a TIF District Master Plan shall not relieve the
Developer from complying with any other regulatory and/or permitting requirements which may
be necessary as part of the Developer's project such as site plan, wetlands, building permits, etc.

Application Fee: At the time of the final application submission and after preliminary advisement
by Town staff, a non-refundable fee of $5,000 will be made by the applicant to help fund Town
expenses for staff time and any other direct expenses such as required legal fees.

9. CEA Application Process

A property owner, or a developer that has secured an interest in real property within an approved
or proposed TIF District, may approach the Town seeking the potential use of a CEA.If a
developer, the property interest must include sufficient rights to purchase the property upon a
definitive event. The steps outlined below detail the full CEA approval process.

Step 1: Preliminary Advisement with applicant by Town Staff (Office of Planning and Development
Services (OPDS), Finance, and Tax Assessor)

Step 2: Application preparation by OPDS with input by Finance and Town Manager
Step 3: Application submission by OPDS if all required information is supplied by applicant

Step 4. Review and approval by Town Manager
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Step 5: Review and Recommendation by TIF Advisory Committee and referral of application to:
Economic Development Commission, and Representative Town Meeting

Step 6: Submission to Town Council for review and approval
Step 7: Implementation and tracking by Town Staff

Additional CEA process and requirements may be contained within individual TIF District Master
Plans that add to or exceed the requirements contained in this policy.

10. _Amendment procedure

Amendments to this policy shall be completed in the same manner, as required by Connecticut
and local laws and ordinances, as the adoption of this policy.
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II. Appendices
Appendix A.

Introduction and Background to Connecticut TIF State Law

Tax Increment Financing ("TIF") is a financing tool that can be used by municipalities to invest in economic
development. It allows some or all of public and/or private costs associated with development to be
financed over time by increases in the property tax revenues that are generated by the new development
or redevelopment. Chapter 105b of the Connecticut General Statutes, titled “Tax Increment Districts”,
authorizes Connecticut municipalities to create TIF Districts for the purposes of economic development.

The following is an overview of the TIF process, components and requirements per the Connecticut
General Statutes. This information provides guidance for the Town of Groton's TIF Policy, which in turn,
provides the framework, process, and details for any TIF District(s) and TIF District Master Plan(s) to be
adopted by the Town.

1. TIF Process

Use of TIF by Connecticut municipalities does not require State approval, and its structure and
details are determined by the local legislative process. However, the State does require the
creation and local adoption of a TIF District Master Plan to create and utilize a TIF District. The
municipality's legislative body must adopt a TIF District Master Plan for each TIF District. The TIF
District Master Plan is adopted at the same time the TIF District is created. The TIF District creation
and approval process includes the following steps:

a. The municipality's legislative body affirms TIF will contribute to the economic growth or well-
being of the municipality or to the betterment of the health, welfare or safety of the
inhabitants of the municipality.

b. At least 90 days prior to establishing a TIF District and approval of a TIF District Master Plan,
submit such plan to the municipality's Planning Commission requesting a study of the plan
and a written advisory opinion prior to approval of such plan. Such written advisory opinion
shall include a determination of whether the plan is consistent with the municipality’s plan of
conservation and development.

¢. Hold a public hearing on the proposal to establish the TIF District and adopt the TIF District
Master Plan.

d. The municipality's legislative body confirms that the TIF District meets all eligibility criteria
and assessed value requirements in accordance with applicable Connecticut General Statutes.

e. Submission of TIF District Master Plan to the municipality’s legislative body.

f.  The municipality's legislative body establishes the TIF District and approves the TIF District
Master Plan applicable to such district.

2. TIF District Master Plan Components

The TIF District Master Plan must include:

a. The boundaries of the TIF district by legal description.
b. Alist of the tax identification numbers for all lots or parcels within the TIF District.
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¢. A description of the present condition and uses of all land and buildings within the TIF
District.

d. A description of the public facilities, improvements, or programs within the tax increment
district anticipated to be added and financed in whole or in part.

e. A description of the industrial, commercial, residential, mixed-use, or retail
development/improvements; downtown development; or transit-oriented development
within the TIF District anticipated to be financed in whole or in part.

f.  Afinancial Plan detailing the schedule of incremental tax revenues.

g. A plan for the proposed maintenance and operation of the TIF District after the planned
capital improvements are completed, if applicable.

h.  The maximum duration of the TIF District, which may not exceed a total of fifty (50) tax years,
beginning with the tax year in which the TIF District is established.

3. Financial Plan Components

The Financial Plan of the TIF District Master Plan must include:

a. Cost estimates for the public improvements and developments anticipated in the TIF District
Master Plan.

b.  The maximum amount of indebtedness, if any, to be incurred to implement the TIF District
Master Plan.

c. Sources of anticipated revenues, including TIF and any other revenues.

d. A description of the terms and conditions of any agreements, including any anticipated
assessment agreements, contracts, credit enhancement agreements (CEA), or other
obligations related to the TIF District Master Plan.

Estimates of the increased assessed values of the TIF District.

f.  The portion of the increased assessed values to be applied to the District Master Plan as
captured assessed values and resulting tax increments in each year of the plan. Captured
value is the amount, as a percentage or stated sum, of increased real assessed value that is
utilized from year to year to finance project costs pursuant to the TIF District Master Plan.
Note: A municipality can designate an amount up to 100% of incremental value to be utilized
for specified TIF purposes or any amount less than 100%. The amount of tax increment revenues
to be designated is determined by designating captured assessed value, subject to any
assessment agreements. Whatever amount of incremental revenues that are not utilized for
specified TIF purposes accrue to the General Fund. The applicant cannot receive a CEA or other
TIF benefit if they are also utilizing any state or local tax incentives such as, but not limited to
Enterprise zones, Urban Jobs, Airport Development Zone, or other property tax incentives.
Subject to any assessment agreements provided by the TIF statute or the TIF Plan.

g. Specify the maximum percentage of TIF revenues to be utilized to support private developers
through credit enhancement agreements or other mechanisms (such as bonding).

4. TIF District Limitations

A municipality can have multiple TIF Districts; however, all TIF Districts combined are subject to
the following limitation:
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The original assessed value of all taxable real property of the TIF District plus the original
assessed value of all taxable real property of all existing TIF Districts within the
municipality may not exceed ten percent (10%) of the total value of taxable real property
within the municipality as of October 1st of the year immediately preceding the
establishment of the TIF District.

5. TIF Revenues Uses

Connecticut General Statues § 7-339hh enables a municipality to use all or part of TIF revenues in
connection with costs of improvements within the TIF District, costs of improvements outside the
TIF District which are directly related to or are made necessary by the establishment or operation
of the TIF District, or for support of economic development, environmental improvements or
employment training associated with the TIF District. This includes, but is not limited to:
infrastructure, services made necessary by the project, repayment of debt service on municipal or
private developer costs, and support or leverage for further economic development within or
related to the district. More specifically, TIF revenues can be used for the following non-exclusive
purposes:

a. Public infrastructure improvements
b. Fagade improvements
¢. Project development and redevelopment costs (including transit-oriented and downtown
district development)
Capital costs
Remediation costs
Land assembly costs (forming a single site from a number of parcels)
Technical and marketing assistance
Revolving loans
Professional services
J. . Repayment of private debt incurred by private developer
k. Administrative expenses, including personnel, studies, reports, and/or administration for Main
Street managers
. Business development and expansion assistance for TIF district property owners
m. TIF district establishment costs
n. Off-Site (related to TIF District)
i.  Roadways, water/sewer

i.  Public safety

iii.  School

iv. Mitigate adverse impacts (e.g. new traffic)
0. Economic development and environmental

i.  Economic development initiatives
ii.  Workforce training
iii.  Environmental mitigation

S@ =0 o

Dedicated TIF revenues cannot be used for General Fund purposes. The portion of incremental
revenues not dedicated for TIF purposes are used for General Fund expenses.
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6. TIF Use with other Financing Tools

TIFs can and should be used with other public and private financing tools as appropriate and
available. They are not meant to be used "instead of" or “exclusive of" other financing
mechanisms. TIF can, but does not have to be, used in conjunction with municipal bonding and
related debt service. As available during the life of the District, TIF can be used to directly pay for
specified costs or pay down debt service associated with the TIF District. A detailed overview of
Economic Development Finance Tools is contained in the Appendix.

7. TIF Use to Directly Support Private Development

In addition to helping finance public costs to support economic development, TIFs can be used to
help finance private developers' costs to spur further private investment. If a Town chooses to
help finance private development costs, the Town should, as a matter of policy, require
developers to demonstrate that "but for" the TIF support a project would not occur and that they
have utilized and exhausted all other financing mechanisms, such as state and federal grants and
tax credit programs

Municipalities can assist private developers with financing through property tax abatements. They
can also utilize TIF for such purposes. TIFs can be used to support private development by
reimbursing the private developer a portion (up to 100%) of property taxes resulting from new
investment annually through what is known as a “credit enhancement agreement” (CEA). The CEA
is a binding legal contract developed and agreed to as part of the TIF District process that can be
used by the private developer to offset some private development costs and be used to support
or enhance financing for the private developer. If the municipality chooses to provide CEAs it
should do so in the form of a percentage of paid incremental taxes to be returned as opposed to
a fixed dollar amount to protect itself from an underperforming TIF development. The
municipality should also have an application process and guidelines for helping determine if the
Town should support development through a CEA as part of a TIF District and to what extent it
should support it. The municipality shall also prohibit a developer from what is known as “double
dipping,” providing tax incentives from more than one program on the same dollar value of new
investment, such as providing Enterprise Zone tax benefits and TIF tax benefits

Figure 1 below shows how revenues are dedicated under a TIF arrangement.
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Figure 1

New Development or Private Investment
{adding new valuation)

i Valuation Not Captured in TIF District

Revenues to TIF Development Fund Revenues to General Fund
(captured value X tax rate) (non-captured valuation X tax rate)

X of Development Fund for
Approved Municipat Activities

- Infrastructure improvements within and outside district
- Economic development organization costs, marketing & planning
7 of Deve
Approved Pi

- Land & building im
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APPENDIX B

1. Glossary of Tax Increment Financing Terms

a.

Captured Assessed Value — the amount, as a percentage or stated sum, of increased real
assessed value that is utilized from year to year to finance project costs pursuant to the TIF
District Master Plan.

Credit Enhancement Agreement — agreement with developer or business to return a portion
of real property taxes paid annually over a specified period of time to offset development
costs

Current Assessed Value - the assessed value of all taxable real property within a TIF District as
of October first of each year that the TIF District remains in effect.

Incremental Assessed Value - the valuation amount by which current assessed value of a TIF
District exceeds the original assessed value of the TIF District. If the current assessed value is
equal to or less than the original assessed value, there is no incremental assessed value.
Original Assessed Value (OAV) —assessed value of all taxable real property (land & buildings)
within a TIF District as of October first of the tax year inmediately preceding the year in which
the TIF District was established by the legislative body of the municipality.

Tax Abatement — Connecticut law allowing communities to reduce a portion of property taxes
owed for specified reasons for a fixed time period of time; more restrictive than CEAs

TIF District - Those property(ies) wholly within the corporate limits of the municipality that
have been established and designated as such pursuant to the Connecticut General Statutes
and that is to be developed under the TIF District Master Plan applicable to such district.

TIF District Master Plan - a statement of means and objectives prepared and approved by the
municipality relating to a TIF District designed to provide new employment opportunities,
retain existing employment, provide housing opportunities, improve or broaden the tax base
or construct or improve the physical facilities and structures through the development of
industrial, commercial, residential, retail and mixed use, transit oriented development,
downtown development or any combination thereof, as described in section 7-339ff of the
Connecticut General Statutes.

TIF Revenues - revenues generated by incremental real assessed value within a TIF District
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2. Tools for Financing Economic Development

Tax Increment Financing (TIF) provides a method for communities to support economic
development by helping finance public and private investments for development within a
specified district. In addition to TIF, there are other financing mechanisms to assist with economic
development financing, all of which can be used either separate from or within a TIF District Plan.

Property Tax Abatement

Property tax abatements involve reducing a portion of property taxes owed for specified reasons.
In Connecticut, they can be used by communities to reduce taxes for a specified period of time
for certain types of new construction or rehabilitation including residential and
commercial/industrial, subject to property tax laws detailed in the Connecticut General Statutes
C.GS. Sec. 12-81. They have been the traditional method used by communities in Connecticut to
incentivize private development for the purpose of economic development at the municipal level.
Their use is very limited in terms of time period over which incentives can be provided, the types
of property and uses for which abatements can be provided, and the percent of taxes to be paid
that can be abated. TIF provides an alternative to the use of tax abatements through what is
known as a credit enhancement agreement (CEA), which provide far greater flexibility on these
matters and are discussed further below. Plus, within TIF districts, abatements or CEAs can be
utilized according the Town'’s district plan.

Historic Tax Credits

Historic Tax Credits can also be utilized to help offset development costs. The Connecticut
Historic Rehabilitation Tax Credit Program (C.G.S. Sec. 10-416c) establishes a 25% tax credit on
the Qualified Rehabilitation Expenditures associated with the rehabilitation of a Certified Historic
Structure for either 1) residential use of five units or more, 2) mixed residential and nonresidential
use, or 3) nonresidential use consistent with the historic character of such property or the district
in which such property is located. An additional credit is available for projects that include
affordable housing as provided in section 8-39a of the general statutes. Similar Federal Tax
Credits of 20% are also available, which together with the State credits covers a total of 45% of
qualified expenditures

Program Specifics:

a. 25% tax credit of the total qualified rehabilitation expenditures

b. 30% tax credit of the total qualified rehabilitation expenditures if the project includes an
affordable housing component provided at least 20% of the rental units or 10% of for sale
units qualify under CGS Section 8-39a.

¢.  $31.7 million in tax credit reservations are available each fiscal year
d. Per project cap is up to $4.5 million in tax credits

e. Qualified rehabilitation expenditures are hard costs associated with rehabilitation of the
certified historic structure; site improvements and non-construction costs are excluded

f.  Buildings must be listed on the National or State Register of Historic Places, either individually
or as part of an historic district
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g. All work must comply with the Secretary of the Interior's Standards for Rehabilitation

State tax credits may be combined with the 20% federal historic preservation tax credits
provided the project qualifies under federal law as a substantial rehabilitation of depreciable
property as defined by the Internal Revenue Service

. Tax credit vouchers are issued after completion of rehabilitation work or, in phased projects,
completion of rehabilitation work to an identifiable portion of the building placed in service

J- Tax credits are available for the tax year in which the building or, in phased projects, an
identifiable portion of the building is placed in service

k. Tax credits can only be used by C-corporations with tax liability under Chapters 207 through
212 of the Connecticut General Statutes

. Tax credits can be assigned, transferred or conveyed in whole or in part by the owner to
others up to three times

Bonds

General Obligation bond (GO): A GO is a bond issued by the municipality that is backed by the
municipality's full faith and credit (including taxing authority). GO bonds are obligated to be paid
back regardless of the completion and performance of the use for which they were issued. They
are typically used by municipalities to finance significant public infrastructure projects including
roads, sewer, water, and facilities.

Revenue Bonds; Revenue Bonds provide a method for financing public and private (through
public-private partnership) infrastructure and development costs. They are a means of debt
financing available to municipalities. Revenue bonds distinguish themselves from general
obligation (GO) bonds through their method of repayment; unlike GOs which rely on taxation,
revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of use
for financing for economic development an example would be utilizing parking fees to pay back a
revenue bond utilized to build a parking garage. Within a TIF district and according to a TIF
District Master Plan future revenues from new property taxes can be utilized to help finance
public and private development costs including infrastructure and site improvements.

Tax Increment Financing

The purpose of Tax Increment Financing (TIF) is to assist a developer with redevelopment through
various mechanisms, including the fixing of tax assessments, abatements, payment for credit
enhancement agreement, bonds, and funding of infrastructure to support development. State
guidelines for TIF are included in C.G.S. 7-339cc to 7-339kk

Through a TIF, future property tax revenues from new development and/or above current
property valuations within a specified district (parcel or set of parcels) can be dedicated to pay
portions of public and/or private development. This can include any of the following or a mix of
the following:

a. Placing into TIF development fund to dedicate to paying off public costs for infrastructure
and economic development related to the district
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b. Credit Enhancement Agreements — a binding legal agreement with a property owner or
developer to reduce future property taxes related to new development by a specified
percentage (0-100%) for a specified period of time (up to 50 years). This reduction in future
property taxes represents a future flow of funds which can then be used by the property
owner or development to enhance their credit in obtaining additional private debt or equity.

¢. Tax Abatement — see explanation above — more restrictive than CEAs but can still be utilized
within a TIF District

d. Fixed assessment agreement — With a TIF District the municipality can agree to set a fixed
assessment on a property for up to fifteen years providing the owner/developer with
predictability in tax liability.

e. Payment stream for public finance including bonds explained above

f. . General Obligation bond (GO) ~ A GO is a bond issued by the municipality that is backed by
the municipality's full faith and credit (including taxing authority). GO bonds are obligated to
be paid back regardiess of the completion and performance of the use for which they were
issued. They are typically used by municipalities to finance significant public infrastructure
projects including roads, sewer, water, and facilities.

g. Revenue Bonds - Revenue Bonds provide a method for financing public and private (through
public-private partnership) infrastructure and development costs. They are a means of debt
financing available to municipalities. Revenue bonds distinguish themselves from general
obligation (GO) bonds through their method of repayment; unlike GOs which rely on taxation,
revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of
use for financing for economic development an example would be utilizing parking fees to
pay back a revenue bond utilized to build a parking garage. Within a TIF district and
according to a TIF District Master Plan future revenues from new property taxes can be
utilized to help finance public and private development costs including infrastructure and site
improvements. However, if revenue bond funds are used to support private development
then the bond revenues will not be tax-exempt, contrary to if they are used for public
infrastructure.

Town of Groton-Tax Increment Financing Policy — DRAFT for February 27, 2018 PUBLIC HEARING Page 18

71F



